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OVERVIEW

1609-1615 Grand Avenue are 2 adjacent parcels in Santa Barbara’s Lower Riviera neighborhood.  They represent a 
unique opportunity to build up to 4 new ocean and city view homes in one of Santa Barbara’s best residential areas.  
Opportunities to develop multiple-home groupings in mature and valued neighborhoods of Santa Barbara are very rare.

The parcels are each zoned R-2, allowing 2 homes per parcel, or the possibility of a new 4-home subdivision across the 2 
lots.  The lots are gently sloping with approx. 10%-15% slope.  Historically 2 older homes existed at the top of the parcels,
they were taken down about 50 years ago.  There is a 28’ wide easement across the bottom of the neighboring property 
on the corner with California Street, which allows easy access to 2 lower homes, as shown in the layout examples below.  
Please review the information in this piece as a starting point, but a serious buyer is advised to consult a land-use planner 
and architect with experience in development in the City of Santa Barbara.

APN 027-270-038 & 027-270-037  |  Lot Sizes 10,454 SF each (20,908 SF total)

PROPERTY SUMMARY
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1609 Grand Avenue

1615 Grand Avenue

Driveway 
Easement

Units Allowed per Lot 
(or fee simple with condo plan)* Two (2) - detached or attached

Front Yard Setback 15’ min. 1st story, 20’ for higher

Separation Between Units 15’ minimum

Height Limit** 30’ maximum

Fee Simple Units Allowed on 2
Continguous R-2 Lots with Condo Plan* Four (4) - detached or attached

Interior and Rear Yard Setback 6’ minimum for all heights

Open Space and Private Yards See R-2 zoning rules***
* Consult a land-use planner and/or architect for feasibility of a new subdivision and layout possibilities for units. 

** Neighborhood standards may result in lower approved heights depending on location on the property.  
*** R-2 zoning rules are in the City of Santa Barbara Municipal Code, Section 28.18.

R-2 Zoning
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An Incomparable Location in a World-Class Community

The parcels at 1609-1615 Grand Avenue are at the beginning of Santa Barbara’s Riviera, just above the Upper East 
neighborhood.  The premium location combines a proximity to downtown theaters, restaurants, museums, boutique shopping, 
beautiful parks and the Santa Barbara Mission, with the beginning of the Riviera hillside offering big ocean and city views.  
There is no other area in the city that provides this combination of location and views, both of which are highly valued by 
buyers of new construction in Santa Barbara.

Santa Barbara is one of the most desirable destinations 
in the world for vacation home buyers, as well as for 
re-locating retirees and successful entrepreneurs.  The 
Grand Avenue location is ideal for the lifestyle of these 
types of buyers. This demographic will also value the lot 
topography which allows for all primary common rooms 
and master suite on a single level with big views.

The area offers a year-round moderate coastal climate, 
abundant sunshine, natural beauty between the ocean 
and mountains and a small-scale yet vibrant seaside 
community full of fine dining, arts, recreation and 
renowned architecture. Santa Barbara stands alone, yet 
is easily accessible by its own airport and just a 2-hour 
drive from Los Angeles and 5 hours from the Bay Area.

m

m
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Example of Cost Estimates for a 4-Home Subdivision
Purchase Price $2,500,000

Number of Units (detached) Four (4)

Land Cost Per Unit $625,000

Average Unit Size 2,300 SF

Construction Cost Per Square Foot $400/SF

Construction Cost Per Unit $920,000

Soft Costs Per Unit (architects, consultants, permits, fees) $185,000

Holding/Financing Costs Per Unit $50,000

Total Costs Per Unit $1,780,000

Total Project Costs $7,120,000

Pro-Forma New Home Sale Prices and Net Return Estimates
Average Sale Price Per Square Foot $1,150/SF

Average Unit Size 2,300 SF

Average Sale Price Per Unit $2,645,000

Number of Units Four (4)

Total Gross Revenues $10,580,000

Sales (4.5%) / Marketing (0.5%) / Closing (0.5%) $580,000

Total Net Revenues $10,000,000

Total Net Profit $2,880,000

Annual Return (ROI) @ $2.5M Purchase - 3 Years 38.4%

Annual Return (ROI) @ $2.5M Purchase - 4 Years 28.8%
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2-PARCEL LAND DEVELOPMENT $2,500,000
1609-1615 GRAND AVENUE | SANTA BARBARA, CA

DEMOGRAPHICS

5 MILES

3 MILES

1 MILE

2018 Summary 1 Mile 3 Mile 5 Mile

Population

Households

Families

Average Household Size

Owner Occupied Housing Units

Renter Occupied Housing Units

Median Age

Median Household Income

Average Household Income

2023 Summary 1 Mile 3 Mile 5 Mile

Population

Households

Families

Average Household Size

Owner Occupied Housing Units

Renter Occupied Housing Units

Median Age

Median Household Income

Average Household Income

Ken Switzer                   | 805.680.4622              | Kenswitzer1@yahoo.com               LIC | 01245644

16,624

8,020

3,369

2.05

2,346

5,674

40.9

$69,105

$110,422

94,139

37,157

19,320

2.46

14,476

22,681

38.4

$76,104

$113,089

116,110

45,839

24,558

2.45

19,808

26,031

39.9

$78,729

$118,723

17,300

8,340

3,485

2.05

2,622

5,718

41.7

$80,925

$130,607

96,963

38,237

19,826

2.47

15,887

22,350

39.2

$89,218

$134,669

119,458

47,106

25,174

2.46

21,617

25,489

40.7

$92,897

$140,841
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Conceptual 4-Home Subdivision Highlights
• This concept is suggested as an example to maximize profit for a developer.  An owner-occupant 

builder or a “hybrid” buyer might consider other configurations or densities.

• The layout of the homes attempts to conform with City of Santa Barbara zoning and land-use rules, 
but Buyer is advised to confirm with consultants to their satisfaction. 

• The architecture and street profile are designed to minimize neighbor objections.

• The layout allows for 4 detached homes with private yard space, all achieving ocean/city views.

• The upper 2 homes have private driveways off Grand Avenue, the lower 2 homes share driveway 
over easement accessed from California Street.

• All 4 floorplans have all of the primary use areas on a single level – kitchen, dining, living room, 
master suite and ocean-view decks.

• The upper 2 homes achieve the single-level primary use areas on the entry level with attached 
garage.  The lower 2 homes have the primary use areas above the garage level but with elevator.
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Conceptual 4-Home Development Layout
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Conceptual 4-Home Development Floorplans
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Conceptual 4-Home Development Floorplans, cont.
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These renderings are a more recent detailed concept, and differ slightly from the initial conceptual layout above.  The renderings were produced by a 
local experienced architect and are intended to conform to local zoning and design contraints, but no government approvals have been attempted.
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Date Prepared: 6/23/14

PROPERTY PROFILE                                                                                DATE: 6/23/2014
Section 1.0 Basic Zoning Information (as applicable) 1

Additional Comments
Address(es) 1609 Grand Avenue

1615 Grand Avenue
APN (s) 027-270-038

027-270-037
Jurisdiction City of Santa Barbara
Zoning R-2 – Two Family Residential Lower Rivera Neighborhood

General/Comprehensive Plan
Land Use Designation

Medium Density – 12 dwelling units 
per acre

Urban/Rural Urban
Applicable Overlays
Hillside Hillside Design District
Design District/Review Body Architectural Board of Review (ABR)
Parcel Area (Gross/Net) 0.241 acres each

Minimum Lot Width/Depth Must contain at least 7,000 SF and 
sixty feet (60’) of frontage on a public 
street. 

For newly created lots.

Existing Structures 50+ yrs old Unknown
Minimum Lot Area 7,000 SF (w/ 60’ street frontage) For newly created lots.  Slope 

density applies. 
Setbacks

Front Ground Floor: 15’
Upper Story: 20’
Garage/Carport: 15’

Rear Buildings: 6’
Parking: 3’

Side/Interior Buildings: 6’
Parking: 3’

Maximum Height 30’
Accessory Structures Allowed Yes
Residential Second Units Allowed Yes
Parking Requirements Two spaces per residence If on the same lot, one covered 

space and one uncovered space 
may be provided. 

Water District/Wells City of Santa Barbara
Sanitary Dist./Private System City of Santa Barbara

Section 2.0 Known Physical/Site Constraints 
City of Santa Barbara MEA -
Mapped Constraints

High Fire N/A Immediately outside of High Fire 
area

1 The information provided herein has been acquired from available public agency resources and is deemed reliable but not 
guaranteed

Date Prepared: 6/23/14

Archaeology American Period/Early 20th Century A Letter Report confirming no 
cultural resources exist on site will 
be required. 

Geology/Soils Milpitas Stony Fine Sandy Loam Additional Soils Analysis will be 
required at Building Dept. review.

Slopes 15-30%
Section 3.0 Historic Permits, Existing Conditions of Approval & Title Information (as applicable)
Historic Permit Highlights Final Map 20,779
Adopted Conditions of Approval 
Affecting Property

Conditions of Approval associated 
with Final Map 20,779 (See 
Resolution 06-103- Attachment 3.2)

Title Report Not included in this analysis.
CC&Rs See Resolution 06-103 (Attachment 

3.2)
Parcel Validity Final Map 20,779
Section 4.0  Permit Process, Anticipated Permit Timeline, Public Agency Application Fees
See Section 4.0 of the report describing the anticipated permit process for the proposed development. Listed below 
is the permit, or permits required, the application fee and estimated timeline once the application is submitted
Permit Type Current Fee Estimated Timeline2

Tentative Subdivision Map for 
Residential Condominiums

Refer to City of Santa Barbara website 
for current fee amounts, 
santabarbaraca.gov

12-16 months for entitlement

Pre-Application Review Team 12-16 months for entitlement
CEQA Exemption – DART
(Assuming exemption from CEQA 
analysis) 

12-16 months for entitlement

Architectural Board Review 
(All development scenarios)

12-16 months for entitlement

2 This is only an estimate as the actual timeline could be greatly affected by the workload and responsiveness of public agency 
staff, project team members, and by public controversy or other unforeseen circumstances.
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KEN SWITZER
COMMERCIAL SENIOR ASSOCIATE

CAL DRE | 01245644

| 805.680.4622

| KenSwitzer1@yahoo.com

VIEW OF VACANT PARCELS FROM GRAND AVENUE

APPROXIMATE VIEW FROM ENTRY LEVEL OF UPPER HOMES


